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This article is focused on finding problems in land use domain in the areas of protected natural and cultural heritage. In the 
paper, the influence of special regulation in the natural and cultural protected areas on land management is presented. The 
paper gives an overview on history of cultural heritage and nature protection initiatives in Slovenia and provides a review on 
basic EU and international initiatives, conventions in this field. For the case of Slovenian rural land market, it highlights the 
problem of complex institutional regulations relating to land management in the protected areas, which affect mostly local 
people. Here, the impact of the protected regimes, the case of pre-emption right, on land management and consequently 
spatial development in local communities is stressed, which is an important topic in particular in less developed regions since 
restriction of land use often means more complex, costly and time lasting procedures in land management and less 
opportunities as the consequence. 
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INTRODUCTION 1 
Nowadays, environmental issues are still often 
presented within the framework of natural 
sciences and the major problems are most 
commonly described as ecological threats in 
the form of pollution of the air, water and soil. 
Despite several studies and international 
conventions about the suitable spatial 
development and land management for 
sustainable development of the society, there 
is often a missing link between environmental 
issue and spatial planning/ land management 
domains. Here it has to be highlighted, that the 
influence of real property restrictions on land/ 
property management procedures due to 
environmental protection regimes is often 
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neglected in the environmental protection 
initiatives, strategies and consequently also in 
legislation. On the other hand, from the land 
management perspective, the environmental 
issue is rather subordinate to land 
development, establishment human 
settlements, urbanization as well as intensive 
use of rural land, which brings about many 
types of environmental change, including 
landscape degradation. These discrepancies in 
environmental and spatial development policy 
are being reflecting at the local, national as 
well as world scale – just to mention problems 
with food security and water supply, 
environmental degradation including 
deforestation, desertification etc.  
Environmental issues differ from country to 
country in association with the environmental 
setting, the characteristics of development and 
national preferences and priorities. However, 
policies promoting sustainable development 
and preservation of a qualitative environment 
have become a common issue worldwide. To 
create a balance between development and 
conservation interests is consequently one of 
the most crusial planning tasks, including in 
spatial planning and land management. Here, it 
is obviously impossible to look only at the 
conservation aspects, as already stressed by 
Larsson (1997). They must be instead 
considered in the light of possible 
disadvantages for activities that are normally 
carried out in the community. The most 
common aim of conservation is multiple land 
use, which is clearly better if the conservation 
requirement can be fulfilled without drastic 
infringement on the normal activities in the 
area. Therefore, conservation does not mean 
retention of a status quo. Goals for keeping a 
landscape or an environment intact for 
posterity have museum or antiquarian purpose 
only in special cases. It is more common to Lisec, A., Drobne, S.: The influence of protected natural and cultural heritage on land management/market – the case of Slovenian … 
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include a certain amount of development in the 
term “conservation”. The aim of conservation 
should not be to place a dead hand over an 
area, but to make it function in an active and 
natural way, while preserving the qualities that 
have made it worthy of protection. For these 
reasons, preservation of our environment, 
cultural and natural heritage is a complex term 
and is not a sector task, but rather an objective 
that should permeate all activities in a 
community. An enormous number of aspects is 
involved here (Larsson, 1997).  
In our paper, only some of conservation 
aspects are studied, primarily those that affect 
land management and in particular restriction 
of property right due to protection policy. 
World Commission on Environment and 
Development states that the principal concern 
of any country in the world is to define and 
better understand the interrelationships 
between population, environment, natural 
resources and economic development for the 
purpose of realising, collectively known, 
sustainable development (United Nations, 
1987). From these perspectives, we try to 
highlight the impact of real property rights 
restrictions due to protection of natural and 
cultural heritage on land management 
procedures. Legal/ institutional framework in 
protected areas might significantly affect land 
management procedure and consequently 
influence environmental, economic as well as 
social development of the community. For the 
case of Slovenian protected areas (natural 
protected areas) we analysed the procedure of 
rural land sale and compared with the 
procedure of rural land transactions in non-
protected areas.  
Land and right to land use 
Traditional connection between a human and 
land derives from the fact that land has always 
been the elementary source for human in the 
way of providing the space to live and to act. 
Here, land must be seen not as an isolated 
physical unit of the surface of the Earth or part 
of the diverse landscape, but as something 
integrated into the whole of society with its 
rule, institutions, and socio-economic 
characteristics. The relationship between 
human beings and the land is of fundamental 
importance in every society and is evident in 
the form of property right, which is one of the 
elementary human rights. Rights describe what 
may be done with property; they are abstract 
but none the less real in their effect. However, 
property right is not an absolute right. 
Governments determine how land is to be 
developed and used in a variety of ways (Dale 
and McLaughlin, 1999). Various incentive 
instruments are available for encouraging land 
to be used or developed, such as preserving 
prime agricultural lands, natural and cultural 
heritage, biodiversity etc. through the restricted 
property rights and land use control (Fig. 1), in 
support of public policy objectives, which 
nowadays follow the concept of sustainable 
development.  
Land use control and sustainable 
spatial development 
Efforts to control land use date back to 
civilisations in Mesopotamia and the Nile delta 
when the earliest recorded land surveys for the 
control of land use were evident. Modern 
concepts of land use planning and control date 
back to the middle of the nineteenth century 
and to the rapid growth of urban populations 
resulting from urbanization in Europe. After the 
Second World War, support for community 
planning and land use control grew rapidly in 
the developed world, which was partly the 
consequence of post-war economic 
development and urbanization (Dale and 
McLaughlin, 1999). During the 1970s people 
became more concerned about the 
environment and at the first Conference on 
Human Environment the concept of 
sustainability was adopted (United Nations, 
1972). Prior to this time, development was 
assessed mainly on the basis of engineering 
and economic feasibility (often through the use 
of cost-benefit analysis) with limited concern 
for the impact on the environment at large ways 
(Dale and McLaughlin, 1999). While the first 
initiatives of environmental assessment had 
been manly focused on ecological aspects of 
land use change as an example, the reviewed 
concept of sustainability brought a new 
dimension of sustainability in the beginning of 
nineties, officially at the United Nations 
Conference on Environment and Development 
(the Earth Summit) in 1992, by adoption of 
Agenda 21 (United Nations, 1992). There 
remains no consensus in the exact meaning of 
the term; the most widely cited definition of 
sustainable development is provided in so 
called Bruntland Report (United Nations, 1987) 
as “development that meets the needs of the 
present generations without compromising tha 
ability of future generations to meet their own 
needs”.  
The needs of property rights holder as well as 
the need of the society, trying to follow the 
guidelines of the sustainable development, call 
for harmonization, effectiveness and 
transparency of the procedures in spatial 
planning and land management fields. A 
special challenge refers to the protected areas 
where additional restrictions of land use are 
usually shaping development of the area. 
Numerous regulations of land use and land 
development are often fragmented among 
different institutions, communities and are 
consequently untransparent for property rights 
or land use rights holders. If land resources are 
to be used in an optimum fashion then the 
management of land and its associated 
resources must operate within an integrated 
state land policy, supported by efficient and 
transparent legal/ institutional framework. As 
such it should service the needs both of the 
individual and of the community at large.   
Nowadays, nations are building genuine 
partnerships between communities and land 
owners, so that environmental and business 
                             
                                               Figure 1: The land and restrictions of property/ land use rights 
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controls are more mutual endeavours. Rather 
than approach controls as restrictions, the 
nature of ownership is redesigned to define 
opportunities of owners within a framework of 
responsible land uses for delivery of 
environmental and other gains. This 
stewardship concept is familiar to Europeans 
long used to the historical, social and 
environmental importance of land (Williamson 
et al., 2006). In the protected areas, the 
individual interests of the land owner are 
additionally limited and have to be harmonized 
with the guidelines and regulation of protection 
policy. Trends of cultural heritage and nature 
protection show that sectors link different 
policies by implementing measures proposed 
by concerted, however still independent, 
programmes for management of different 
protected areas.  
Considering the above mentioned facts, the 
protection policy might significantly influence 
spatial development programmes and 
consequently land management when looking 
bottom-up. The concept of land management 
is a comprehensive expression for activities 
aiming to fulfil established goals for the use of 
certain land resources, following institutional 
regulations. Land management is thus a game 
with many actors, all having different roles and 
only when this roles are known and 
transparent, the system can function as it 
should.  
PROTECTION OF NATURAL AND 
CULTURAL HERITAGE FOR 
SUSTAINABLE DEVELOPMENT 
Interanational initiatives for protection 
of natural and cultural heritage  
There is a tremendous need for careful and 
skilled management of all systems which affect 
the quality of life in order to provide 
opportunities for environmentally sound 
development (FIG, 1991) as well as for socially 
development, where landscape protection, 
including preservation of natural and cultural 
heritage, has a special place in each society. It 
is interesting, that the roots of protecting the 
natural and cultural heritage in the human 
living space were mainly due national identity 
and not so much because of environmental or 
natural protection policy. However, while the 
concept of cultural and natural heritage only 
recently comes into being, the conservation 
efforts date back into 19 century. As stated by 
Jax and Rozzi (2004), it started around the 
protection of the home country or home 
landscape. The cultural heritage can provide 
the basis to understand the identity and 
traditions of the community, nations 
(Mazzanati, 2002). On the other side, the 
natural heritage can contribute to 
comprehension of the environment where we 
live, and relation between communities and 
their environment.  
The leading role in the world scale in the field 
of conservation of nature has been played by 
the International Union for Conservation of 
Nature (IUCN) and the World Commission on 
Protected Areas (WCPA) within the IUCN. The 
current IUCN Programme 2009-2012 “Shaping 
a sustainable future” is aiming to contribute 
directly to targets agreed internationally by 
governments to reduce the rate of loss of 
biodiversity, and contribute an environmental 
perspective to the achievement of the 
Millennium Development Goals (United 
Nations, 2000), the Plan of Implementation of 
the World Summit on Sustainable 
Development (United Nations, 1992), and 
other relevant international commitments 
(IUCN, 2008). IUCN provided also definition of 
an protected area, which is an area of land or 
sea, specifically intended for the protection 
and conservation of biodiversity and the natural 
and associated cultural wealth, and the 
administration of which is governed by law or 
any other effective form of governance.  
In the field of protecting natural and cultural 
heritage, the UNESCO (United Nations 
Educational, Scientific and Cultural 
Organization), which was established after the 
Second World War with the main aim of 
protecting the world heritage, holds a 
significant role in the world scale. Although at 
the beginning the world heritage mainly 
referred to archaeological sites, historical 
buildings (architectural heritage) and 
museums’ collections, the notion of heritage 
changed with the Convention for the Protection 
of the World Cultural and Natural Heritage 
declared by the UNESCO in 1972. With this 
declaration, the notion of the heritage 
expanded in a great extent to natural heritage 
as well (UNESCO, 1972). In the following 
decades, the idea of heritage was popularized. 
Nowadays, the heritage is generally understood 
as those we inherited from the past and we 
should, enriched by our knowledge and value 
system, pass to the future generations. In the 
framework of UNESCO, the World Heritage 
Centre (WHC) was established in 1992, which 
works closely with the technical advisory body 
on natural heritage IUCN to ensure the long 
term protection and conservation of natural 
heritage sites and their World Heritage values.  
Nature protection policy in Slovenia 
The origins of the nature conservation in the 
territory of Slovenia date back to the Illyrian 
Provinces (1809-1814). In the second half of 
the 19
th century, when Slovenia was part of 
Austrian-Hungarian monarchy, the Virgin 
F o r e s t  o f  R a j e n h a f  i n  t h e  a r e a  o f  K o čevje, 
southern part of Slovenia was protected. At the 
end of the 19
th century some province enacted 
legal provisions concerning the menaced 
species of plants and birds (Piskernik, 1965; 
Peterlin, 1975).  
Most likely stimulated by establishment of the 
first national park in the world in the United 
States of America in 1888, the Slovenian 
seismologist and naturalist Albin Belar (1864-
1936) proposed the conservation of the region 
above mighty cliffs of Komarča in 1908. The 
idea matured until 1920, when the Slovenian 
Musemu Society prepared the Spomenica 
Memorandum, the first comprehensive 
Slovenian natural protection programme, which 
set initiatives to establish several parks, 
including a proposal for a nature park in the 
Valley of the Triglav Lakes. The first result of 
this proposal was in 1922 with protection of 
the menaced species of plants and animals, as 
well as the caves. With the acceptance of the 
proposal for establishment a nature park in the 
Valley of Triglav Lakes in 1924 for 20 years, 
Slovenia became the fifth European country, 
after Sweden, Switzerland, Spain and Italy to 
have a national park. During the Second World 
War the validity of contract expired and the 
national park formally ceased to exist. The 
protection was restored in a somewhat 
enlarged scope in 1961. However there were 
technical plans and discussion for enlargement 
of the national protected area. Today known as 
Triglav National Park has been protected in its 
present extent with 83,807 ha since 1981 
(Piskernik, 1965; Fabjan, 1985; Skoberne, 
1991; Lukan Klavžer and Šolar, 2003). 
The improvements and systematic regulation of 
nature protection after the Second World War 
led to new protected areas in Slovenia. In 
1945, the Presidency of the Slovenian Nation 
Liberation Council Issued its Decree on 
Protection of Cultural Monuments and 
Distinguished Natural Features, which was the 
basis for the in 1948 adopted the Cultural 
Heritage Monument and Outstanding Natural 
Features Protected Act. Based on this act, the Lisec, A., Drobne, S.: The influence of protected natural and cultural heritage on land management/market – the case of Slovenian … 
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first landscape park Rakov Škocjan was 
established in 1949. While the act from 1948 
did not allow the possibility of promulgation of 
protected areas at a local level, the Cultural 
Heritage Monument and Outstanding Natural 
Features Protected Act from 1958 proposed 
this option. In 1970 Slovenia continued 
tradition with natural protection and adopted 
the Natural Protection Act which set the 
framework for the development of a system of 
nature conservation and divided 
responsibilities between republic and 
municipality level. The Natural and Cultural 
Protection Act from 1981 further brought new 
challenges – it introduced the term “natural 
heritage”, whereby natural and cultural heritage 
were being delt with within the same Act. 
Special parts of natural heritage could be 
declared as outstanding natural features 
according to the Natural and Cultural 
Protection Act (1981), which was the legal 
basis for the protection of most today’s 
regional and landscape parks in Slovenia 
(Elliott and Udovč, 2005; Mikuš, 2006).  
The legislation from 1981 served as the 
implementing institutions for the National 
Spatial Plan adopted in 1986, mainly in 
proposing and later safeguarding designated 
areas against other competing sector or 
development interests. Despite their weakness 
in capacity and implementation, they have 
survived the political changes in the early 
1990s and transition period from planned to 
market economy. The National Spatial Plan, 
although adopted before independence of 
Slovenia, was the key framework for spatial 
development in 1986-2000. There were of 
course several changes of the document due to 
the transition to the market economy. However, 
with its long term goals it included guidance 
on the development of settlements, spatial 
planning, protection of agricultural land and 
forests, and balancing development of the 
human environment with conservation (Elliott 
and Udovč, 2005). 
The new legal framework for nature 
conservation in Slovenia brought the Nature 
Conservation Act (1999), which was latter 
upgraded in 2004 and its official consolidated 
version is the law in force regulating nature 
protection. The adoption of the Nature 
Conservation Act in Slovenia provided a basis 
for the overall conservation of biodiversity and 
protection of valuable natural features as part of 
Slovenia’ s natural heritage. The current 
legislation in the field of nature protection 
policy introduced so called natural value 
protection system which defines the 
procedures and methods for determining the 
status of natural values, as well as the 
implementation of natural value protection. 
Aiming to conserve biodiversity and good 
condition of natural values, protected areas, 
parks, are established, which can be used also 
as one of the natural protection measures for 
international comparison. Protected areas as 
defined by the Nature Conservation Act (2004) 
are: National parks, Regional parks, Landscape 
parks, Dedicated nature reserves, Nature 
reserves, Natural monuments (Fig. 2).  
Data for the period up until 2009 show a 
continued increase in the share of protected 
areas in Slovenia. An important portion of 
these areas is covered by the Triglav National 
Park, the only national park in Slovenia, 
declared in its current size already in 1981. At 
present, there 12.6% of Slovenian territory 
protected one way or the other for the purposes 
of nature conservation, which presents 
256,120 ha. At the moment, Slovenia has 1 
National park, 3 Regional parks, 44 Landscape 
parks, 1 Dedicated nature reserves, 56 Nature 
reserves and 1191 Natural monuments. The 
protected areas are well organized with 
elaborated management plans and appointed 
managers (ARSO, 2009).   
Protected areas partially overlap with the 
Natura 2000 protection areas. Natura 2000 is a 
European network of ecologically significant 
areas of nature, as specified on the basis of the 
EU's Bird (European Commission, 1979) and 
Habitat Directives (European Commission, 
1992). Together, the two directives present an 
international legal basis and a professional 
framework of European nature conservation. 
The Habitats Directive (together with the Birds 
Directive) forms the cornerstone of Europe's 
nature conservation policy. It is built around 
two pillars: the Natura 2000 network of 
protected sites and the strict system of species 
protection. Due to different natural conditions 
and preserved state of nature, the definition is 
flexible enough to allow for various 
interpretations of the Directive among the EU 
countries (European Commission, 2009). 
Today, areas under nature protection including 
Natura 2000 network of areas and protected 
areas (national park, regional park, landscape 
park, strict nature reserve, natural reserve and 
natural monument), represented almost 40 % 
of the whole territory of Slovenia (Fig. 3).  
Slovenia is rich with an exceptionally 
variegated landscape, varied plant and animal 
diversity and most of all with people, who 
foster a lasting relationship with nature and 
who long ago came to the fundamental 
realization and awareness of the inevitable co-
dependence between man and nature. 
Designated protected areas are among the 
most important (and oldest) mechanisms for 
preserving plant and animal species as well as 
their habitats. However, the common wishes of 
inhabitants that live in the protected areas are 
relating to development of the area and may 
often arises conflict situation and 
dissatisfaction on public as well as individual 
site. Here, the clearly defined guidelines for 
 
                       Figure 2: Nature protected areas in Slovenia – national park, regional and landscape parks  
                                 (data acquired from Environmental Agency of the Republic of Slovenia).  Lisec, A., Drobne, S.: The influence of protected natural and cultural heritage on land management/market – the case of Slovenian … 
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protected area management (top-down) as well 
as transparent and effective procedures in land, 
property management (bottom-up) have to be 
developed. In continuation, rural land 
transaction procedure in the nature protected 
areas according to Slovenian legislation is 
discussed and compared to the transactions of 
land outside the protected areas. 
THE INFLUENCE OF PROTECTED 
AREAS ON RURAL LAND MARKET IN 
SLOVENIA 
Modelling rural land transaction 
procedures  
As an example of rural land transaction, we will 
discuss the procedure of the ownership 
transaction as the elementary right that referrs 
to the land. The transaction of the ownership is 
here presented as a system of actors, activities 
and institutions that interact in order to achieve 
the final state – the legal registration of the 
new owner. For better understanding, Unified 
Modelling Language (UML) was used. The 
used methodological approach was already 
used in the framework of the European COST 
G9 project – Modelling Real Property 
Transaction, where the methodologies for 
describing and modelling real property 
transactions were introduced and some 
examples of models were developed. 
Modelling was mainly done in UML activity 
diagrams, but there were some examples of 
class and use case diagrams with the UML 
notation as well. The descriptions, modelling 
and comparison between different countries 
were concentrated very much on the processes 
of the real property transaction and subdivision 
of the urban land (Šumrada, 2002; Arvantiis 
and Hamilou, 2004; Šumrada, 2006; Lisec, 
2007; Lisec, Ferlan and Šumrada, 2007; Lisec 
et al., 2008).  
Rural land market in Slovenia 
Land market is the environment in which real 
properties, considered as legal concepts of the 
land, are traded between vendors and buyers. 
In our research we focused on a specific right 
– the ownership, as the elementary right to 
land in the Slovenian legislation. The process 
of purchase of a land plot (for example land 
plot for building purposes) as the elementary 
unit in the Slovenian real property legislation 
can be initiated by the owner (vendor) as well 
a s  t h e  p u r c h a s e r .  T h e  v e n d o r  m u s t  b e  t h e  
owner shown by the Land Registry. The vendor 
as well as the purchaser can be a group of 
people (physical persons) and/or juridical 
persons. The transfer of ownership of a whole 
land plot basically means registration of title in 
the Land Registry based on the signed contract 
and is carried out among the vendor, 
purchaser, notary and the Land Registry. The 
pure transaction procedure of land plot is 
therefore the transfer of the ownership from 
vendor’s offer to the registration of the new 
buyer’s ownership in the Land Registry. 
Comparing rural land sale to the sale of a plot 
for building purposes, a special legislation 
regulates property transfer procedures due the 
multipurpose function of rural land, rural 
landscape. In Slovenia, the sale of rural land is 
mainly regulated by The Agricultural Land Act 
(2003). According to the Slovenian legislation, 
the four main cases of rural land transactions 
are: transaction of agricultural land; transaction 
of water land; transaction of forestland, and 
transaction of a farm holding. The rural land 
sale can be divided in two parts (Fig. 4):  
• the activity concerning pre-emption 
rights, which means determination of the 
pre-emption conditions, including 
approval of the purchase (public 
obligations); 
• the title (ownership) transfer, which 
means registration of the new owner in the 
Land Registry, which is the same 
procedure as the sale of land plot for 
building purposes. 
Each intended transaction of rural land has to 
be announced publicly. The relevant local 
 
                                           Figure 3: Protected areas and areas of Natura2000 in Slovenia  
                                      (data acquired from Environmental Agency of the Republic of Slovenia). 
 
         Figure 4: Generalized UML flow chart, presenting the two main parts of the sale of rural land plot in Slovenia. Lisec, A., Drobne, S.: The influence of protected natural and cultural heritage on land management/market – the case of Slovenian … 
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office, which represents the state 
administration office, Department of 
Agriculture, has to approve the purchase with a 
special provision that resolves pre-emption 
rights. In compliance with The Agricultural 
Land Act (2003), the pre-emption right may be 
claimed in the purchase of agricultural land by 
pre-emptors in the following order: (1) the co-
owner, (2) the farmer whose land is adjacent to 
the land to be sold, (3) the leaseholder of the 
land to be sold, (4) another farmer, (5) 
agricultural co-operative or a self-employed 
person that requires land or a farm holding to 
perform their agricultural and/or (6) forestry 
activities and the National Farmland and Forest 
Fund of the Republic of Slovenia. If none of the 
pre-emption beneficiaries asserts the right of 
pre-emption and if the contract is approved by 
the administration office, the vendor may sell 
the land to any person who accepts the offer in 
time and in compliance with The Agricultural 
Land Act (2003). Approval of the purchase is 
not required in some specific cases. There are 
some regulations of rural land market from the 
institutional point of view which have to be 
adjusted to the current problems referring to 
the sustainable land management (land 
fragmentation, small farms, protected areas 
etc.). With the approval of the contract by the 
administration office, the process of 
registration of the new owner in the Land 
Registry is the same as for the above 
mentioned case of building land plot sale.  
It has been argued that already process of the 
rural land outside the special protected areas 
in Slovenia is slow, rather bureaucratic, and 
several actors appear in the process of the rural 
land sale in Slovenia (see Lisec, 2007; Lisec, 
Ferlan and Šumrada, 2007; Lisec et al., 2008).  
Rural land market in the protected 
areas 
A special entangled procedure is enacted for 
the sale of rural land in protected areas, which 
are: special protected area, protected 
forestland, water land and land of special 
importance for defence purposes. Here, we will 
focus on the special protected areas according 
to the Nature Conservation Act (2004). In the 
protected areas, the state or local community 
has the pre-emption right if the property is 
located in protected areas, for which they have 
themselves adopted the instrument of 
protection. In the protected areas, such as 
national park, regional parks etc., the state or 
local community (protected area manager) 
have the pre-emption right in real property 
transactions, notwithstanding the provisions in 
other acts regulating pre-emption rights to 
agricultural, forest, water or building land. The 
owner of the property shall, by sending an offer 
to the manager of the protected area inform 
them of the intended sale before publicly 
announced the offer for the sale (Fig. 5). 
In case of the acceptance of the offer, the pre-
emption beneficiary has to notify the owner 
about the decision within 60 days from receiving 
the notification. This is the basis for further land title 
registration procedure in the Land Registry (Fig. 6).  
If the state or local community does not 
exercise the pre-emption right, the sale of the 
rural land follows the above mentioned 
procedures, firstly with sending the offer to the 
administration office. Here, the next pre-
emption beneficiary is defined in accordance 
with The Agricultural Land Act (2003).  
It is evident, that already complex and time 
lasting procedure of rural land plot sale is 
additionally expended, up to three months, if a 
special protection regimes (example of nature 
protected areas, but similar goes also for 
cultural protected areas and other areas with 
special protection regimes). The problem of 
complex and time lasting procedure can be 
illustrated by considering the case of 
transaction of rural land between two 
neighbour farmers. Even for rather small and 
inexpensive land plot, the vendor and the buyer 
have to go through the procedures presented, 
which may take up to 1 year. 
Figure 5: Generalized UML communication flow diagram of the rural land transaction in the protected areas in Slovenia. 
 
     Figure 6: UML activity diagram for pre-activities of the rural land transaction in the protected areas in Slovenia. Lisec, A., Drobne, S.: The influence of protected natural and cultural heritage on land management/market – the case of Slovenian … 
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CONCLUSION  
Sustainable development is not just an 
environmental issue; it has to follow free 
aspects of sustainable development: economic 
sustainability, environmental sustainability and 
social sustainability. The latter includes values 
such as equity, empowerment, accessibility 
and integration. From this perspective, a 
special challenge appears in the field of 
sustainable spatial development in the areas of 
special purposes, such as areas of protected 
natural and cultural heritage. Such an area 
brings the values and benefits to society in 
general terms, but it might be unacceptable or 
at least disliked by locals due to restrictions of 
the rights to land use, land management. 
Although there is still weakness of protection 
regimes influencing land management 
procedures, nature and landscape conservation 
issues are given much higher priority in spatial 
planning, land management as well as in other 
development programmes than a few decades 
ago – the main aim is to follow the guidelines 
for sustainable development. 
Effectiveness and transparency of land 
management and administration procedures 
are despite its admittedly lesser recognition 
one of more significant aspects that need to be 
considered in sustainable development of the 
society. In the formation of the new legislation 
as well as in new strategic documents in 
spatial planning the importance of effective 
procedures relating to the land and real 
property management has to be considered. 
This is in particular of high importance in the 
areas with special property restrictions, such 
as areas of protected cultural and natural 
heritage. In the paper, a special attention has 
been given to the case of rural land plot sale in 
the nature protected area as an example. Here, 
the complex and untransparent procedures 
have been highlighted, which in particular 
affect local people.  
In Slovenia, the responsibilities for rural land 
transactions in the protected areas, as the 
study case, are heavily fragmented across the 
institutions and largely decentralized. Here, 
effective legislation and institutions will have to 
play an important role by supporting locals in 
the way of transparent and effective procedures 
in land management, aiming to provide the 
basis for development of the society in spite of 
limitation due to protection regimes in the 
future. In addition, the legislation through the 
institutional framework should recognise and 
encourage the sustainable land management in 
the protected areas, particularly in places that 
have been shaped by people over long periods 
of time, and support human communities, 
locals by adopting sustainable practices.  
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